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BEFORE THE ENVIRONMENT COURT
AT CHRISTCHURCH

ENV-2007-CHC

IN THE MATTER of the Resource Management Act
1991

AND
IN THE MATTER of an appeal pursuant to Clause

14 of the First Schedule of the
Resource Management Act 1991

BETWEEN GOLDFIELDS INVESTMENTS
LIMITED
Appellant

AND QUEENSTOWN LAKES

DISTRICT COUNCIL

Respondent

NOTICE TO ENVIRONMENT COURT OF AN APPEAL ON A DECISION ON
PLAN CHANGE 10°UNDER CLAUSE 14 OF THE FIRST SCHEDULE OF
THE RESOURCE MANAGEMENT ACT 1991

ANDERSON LLOYD Appellant's Solicitor
LAWYERS 17 Marine Parade,
QUEENSTOWN PO Box 201,
QUEENSTOWN 9348
Solicitor: Vanessa Walker Tel 03 450 0700
Fax 03 450 0799
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To:

The Registrar
Environment Court

Christchurch

Goldfields Investments Limited ("Appellant”) appeals against the
decision of the Queenstown Lakes District Council ("Respondent”) on
Plan Change 10 ("the Decision") of the Queenstown Lakes District
Partially Operative District Plan ("District Plan").

The Appellant made a Submission on Plan Change 10.

The Appellant received notice of the Decision on 17 October 2007.

The Decision was made by the Respondent.

The Decision is in respect of improvements to the amenity values of
the High Density Residential Zone ("HDRZ"), located within the
Queenstown and Wanaka urban areas, amending the district plan in
relation to objectives and policies, new sub-zones, changes to activity
status, introduction of new rules, and changes to bulk, location and
appearance of standards.

The Appellant is the owner of the land located on the corner of
Frankton Road and Suburb Street Queenstown, as contained in
Certificate of Title OT12D/547 legal description being Lot 2 DP 15118
and Section 6 — 8 Block XLI Town of Queenstown, and Certificate of
Title OT17D/357 legal description being Section 9 Block XL| Town of
Queenstown ("the Land"). The Land is within the High Density
Residential Zone Sub-Zone A under Plan Change 10. The Appeliant
made a submission on the notified Plan Change provisions.
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7. The reasons for the Appellant's appeal are:
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The Respondent erred in its assessment, conclusions and
recommendations, in particular failing to adequately consider
that the recommended provisions are not the most appropriate
way:

i. to achieve the purposes of the Resource Management
Act 1991 ("Act"); and

ii. of implementing the relevant objectives and policies of
the District Plan.

The Respondent failed to properly identify, quantify or
adequately analyse the factual situations existing prior to
notification of Plan Change 10 and the anticipated outcomes of
the recommended Plan Change 10 provisions, in particular
consented but not yet built development which when built will
change the existing character of the HDRZ.

The Respondent has failed to adequately consider bulk,
location and topographical features in respect of Sub-Zone A,
resulting in onerous constraints on developments from the
following rules:

i. Setbacks from road and internal boundaries;

ii. Continuous building fength;

iii. Maximum buiiding size (maximum building footprint);
iv. Building coverage;

v, Landscape coverage;

vi. Height limits;

vii. Earthworks.
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In drawing its conclusions the Respondent has erred in placing
too much focus on residential amenity issues and has faited to
clarify and distinguish between the purposes and intended
outcomes of the HDRZ compared to the Low Density

Residential Zone ("LDRZ") in the District Plan to the extent

that:

i. Plan Change 10 adversely impacts on the Appellant's
and other iandowners ability within Sub-Zone A to
efficiently develop land within the HDRZ for activities
within the purpose of the HDRZ, and to a higher density
compared to the LDRZ; and

ii. By reducing the ability to develop to a higher density in
the HDRZ, Plan change 10 blurs the distinction
between the HDRZ and the LDRZ, with the result that
the HDRZ is effectively a de facto LDRZ.

The Respondent also failed to provide adequate justification for
the retention of Sub-zoning by incorrectly placing considerable
weight on the number of Submissions in Support of Sub-
zoning, and insufficient weight on the Submissions in
Opposition to Plan Change 10.

The Respondent has erred by stating that issues relating to
visitor accommodation are beyond the scope of the Plan
Change when its decision embodied visitor accommodation
matters within Part 7 Issues, Objectives and Policies of the
District Plan.

The Respondent erred in concluding that earthworks remain a
restricted discretionary activity and that matters relating to
earthworks in respect of ground level that the Plan Change,
although encouraging excavation, does not provide scope to
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the standards, triggers for resource consent, or status of
earthworks activities.

The Respondent erred in its consideration of the District Wide
issues under Part 4 of the District Plan as Plan Change 10
makes significant changes to Part 7 without addressing
essential linkages with Part 4. Overall, the Respondent has
failed to adequately address the extent to which the changes
are or are not consistent with the District Wide Issues,
Objectives and Policies of Part 4.

The Respondent has failed to adequately consider that the
HDRZ contains the majority of land zoned to provide for visitor
accommodation and that the HDRZ is therefore critical to the
District's ability to provide for future visitor accommodation
growth and to enable the resultant flow on to economic and
social benefits for the District, and justifies the Community
money spent on infrastructure such as the upgrading of the
Queenstown airport to accommodate tourist / visitors and the
significant sum invested in attracting tourists to the District.

The Respondent failed to adequately take into account the
inconsistency and impact of the Plan Change 10 rules on
consolidation within existing zones and established principles
of urban growth — the essence of which is to consolidate
growth in existing zones and encourage compact urban form
and higher density living environments in order to:

i Protect the outstanding natural landscape and natural
values of the Bistrict; and

ii. Achieve transport and energy efficiency (District Plan
Part 14 — Objectives and Policies).

The Respondent's decision has failed to encourage
comprehensive development, as a development that exceeds



3 units per site and that fully complies with the relevant rules in
Part 7 of the District Plan shall be a restricted discretionary
activity. The failure to encourage such development, which
can be suitably provided for by the Appellant and others in
Sub-Zone A, results in:

i, Unreasonable development restrictions on the
Appellant and others in Sub-Zone A, that economically
inhibit the Appellant's ability and that of others in Sub-
Zone A, to provide accommodation in a cost efficient
manner, and which in turn creates pressure on the
limited supply of land for urban growth; and

ii. Adverse economic consequences to the Appellant and
others in Sub-Zone A; and

iii. Contradiction with the principles and purposes of the
Act which seek to achieve efficient use and
development of natural and physical resources, and
enable people and communities to provide for their
economic and social well-being, and

iv. Negative effects on the vitality of adjoining urban
centres from reduced residential density; and

V. Contradiction with the vision of the community as
detailed in the District Plan.

8. The Appellant seeks the following relief:

a.
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That the Appeal be allowed and that:

i. Plan Change 10 be cancelled or withdrawn in its
entirety, and that the pre-notification HDRZ rules are re-
instated.

In the event that the above appeal is not granted then the
Appellant seeks the following relief:

i. That the Sub-Zones within the HDRZ be further refined
to create a greater number and/or variety of Sub-Zones



containing provisions which better reflect the locational
and topographical aspects or the different areas within
the HDRZ; and

ii. Such further additional, amended or consequential
changes to any relevant part of the District Plan as are
considered necessary to address the issues and
concerns raised in this Appeal and relief sought.

9. The following documents are attached to this Notice:
a. A copy of the relevant decision.
b. A copy of the District Plan Objectives, Policies and Rules as
per the recommendations of the Respondent.
C. Sub-Zone Maps as attached to the Decision.
d. A copy of the Appellant's original Submission.
e. A list of all names and addresses of persons to be served with

a copy of this Notice.

N

Vanessa Walker — Counsel for the Appellant

Date: ’2 ﬁ/” /J s
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Advice to recipients of copy of notice of appeal
How lo become parly to proceedings

You may be a party to the appeal if you made a submission on the matter of
this appeal and you lodge a notice of your wish fo be a party to the
proceedings (in form 33) with the Environment Court within 30 working days
after this notice was lodged with the Environment Court.

You may apply to the Environment Court under section 281 of the Resource
Management Act 1991 for a waiver of the above timing requirements (see
form 38).

How to obtain copies of documents relating to appeal

The copy of this notice served on you does not attach a copy of the
Appellant's Submission or the Decision (and associated documents attached to
the Decision) appealed. These documenis may be obtained, on request, from
the appellant.

Advice

If you have any questions about this notice, contact the Environment Court
Unit of the Department for Courts in Auckland, Wellington, or Christchurch.
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Schedule B ~ Persons to be served with a copy of this notice

Queenstown Lakes District Council
C/- MacTodd
PO Box 653

Queenstown

Queenstown Lakes District Council
C/- Scott Figenshow

Policy Analyst

Private Bag 50072
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SUBMISSION ON PUBLICLY NOTIFIED PROPOSAL FOR

POLICY STATEMENT OR PLAN
(Clause 6 of the First Schedule to the Resource Management Act 1991)

QUEENSTOWN-LAKES PROPOSED DISTRICT PLAN
- PROPOSED PLAN CHANGE 10 -

SUBMISSION

TO: The Prncipal: Policy

Civic Corporation Ltd

Private Bag 50077

Queenstown
Ph: (03) 442 4777
Fax: (03) 442 4778
NAME: Goldfields Investments Ltd
ADDRESS: P QO Box 2129

Washdyke

Timara.
ADDRESS FOR John Edmonds and Associates Ltd
SERVICE: POBOX 95

Queenstown

Attention: ] Edmonds

TELEPHONE: 03-409-0075
FAX: 03-409-0085
EMAIL: john@jea.co.nz

1. The specific provisions of the proposed plan change that my submission relates
to:

The submission relates to Proposed Plan Change 10 in its entirety.

2. My submission is that:
2.1 Summary
2.1.1 In summary this submission:
2. Opposes PC10 in its current form on the basis that it has been inadequately
zesearched, that the new provisions inserted by PC10 are inconsistent with the

District Plan as 2 whole and the purpose of the High Density Residential Zone
in particular, and that the outcomes will have significant adverse consequences
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for the District and the nation and ate contrary to the putpose and principles
of the Resource Management Act 1991 ("the Act™).

b. Proposes amendments to the Distrdct Plan to better implement the
HDRZ to achieve heneficial social, economic and environmental outcormes for
the District and the nation.

Inadequate Section 32 Analysis

The information used as the basis for PC10, as set out in the accompanying section 32
documentation, is cursory and anecdotal. It does not satisfactorily identify the exact
nature of the perceived problem, whether it is 2 Distrct-wide problem, or whether the
problem is specific to certain locations in the District. At hest the information
provided about the perceived problem presents a reason for the Council to undertake
further research to become more informed about the issues, but does not in itself
provide justification for the changes proposed in PC10.

PC10 is misconceived and has not been propetly assessed or justified under section 32
of the Resounrce Management Act 1991. In particular, the section 32 process for PC10
is inadequate in that it has not propezly identified or evaluated altematives, costs or
benefits. The section 32 documentation:

a. does not adequately examine whether PC10 is the most approprate way to
achieve the purpose of the Act;

b. has not bad sufficient regard to the efficiency and effectiveness of the new
rules and whether they are the most appropriate method for achieving and
implementing the relevant objectives and policies of the District Plan;

c. does not adequately provide a tisk assessment in relation to the uncertainty or
insufficieacy of the information about the subject matter.

The section 32 analysis does not propedy identify or quantify the factual situation as it
existed prior to notification of PC10 not the anticipated outcomes of PC10. In
particular:

a. There is inadequate analysis of the extent to which consented but unbuilt
development will, when built, change the existing character of the HDRZ.

b.  There is inadequate analysis of outcomes in terms of residential density and
consequential effects on availability of residential accommodation,

c There is-inadequate analysis of the effects reduced residential density will have
on the vitality of the adjoining urban centres.

d. There is inadequate analysis of outcomes in terms of the District's ability to
provide for visitor accommodation.

e. There is inadequate analysis of the economic and social consequences of the
changes implemented through PC10.
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2.2.5

226

2.3

2.3.1

232

f There is inadequate analysis of and justification for the significant
additional restrictions imposed upon landowners as a comsequence of
PC10. ‘

g PC10 ptoposes to introduce a number of new rules, and to modify existing
rules, with the aim of “improving amenity in the Fligh Density Restdential Zone”, ‘The
level of amenity as it exists, and the level that is perceived as desirable, have
not been adequately investigated or defined. It is therefore difficult to
determine if or how the proposed new regime under PC10 will achieve the
outcomes it seeks to achieve, whether this outcome is appropriate in the
Queenstown, Frankton and Wanaka contexts, and whether it is appropriate in
some high density areas but not in others.

The Council has not undertaken sufficient consultation with stakeholders and
Iandowners who have land and/or interests in the HDRZ.

PC10's narow focus on residential amenity issues has resulted in other significant
factots, such as the desirability of urban consolidation, the need for high density
residential living environments, and the need to provide for future visitor growth,
being overooked or given insufficent weight.

PCI0 purportedly excludes from consideration issues relating to visitor
accommodation, zone boundasres, and whether the HDRZ is appropmately located.
PC10 also does not address the possibility of other activities occurting within the
HDRZ. However the extent to which PC10 adversely impacts on the ability to
develop visitor accommodation, the exteat to which PC10 adversely affects a
landowner's ability to develop land within the HDRZ for activities within the purpose
of the HDRZ, and the extent to which PC10 blurs the distinction between the HDRZ
and the Low Density Residentizl Zone ("LDRZ") means that, in actual fact, PC10
does directly affect all those issues and accordingly they are all within the ambit of
PC10.

Inadequate Analysis of Location and T'opography

PC10 introduces the concept of subzones. While that concept has merit,
the section 32 analysis is inadequate because:

. a. It does not provide adequate justification for the subzones which have
been chosen.

b. It does not provide adequate analysis of the different ontcomes which will
result from the subzones which have been chosen.

c. Overall there is inadequate analysis of the topographical and locational
charactetistics which could provide the basis for a range of subzones
anticipating diffetent outcomes.

PC10 applies to HDRZ areas in Queenstown, Frankton and Wanaka without
differentiating between Queenstown, Frankton and Wanaka. Different locational,
topographical and commupity issues arise in Queenstown compared to Frankton

compared to Wanaka. PC10 has failed to address those differences.
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Failure to Consider District Wide Provisions

The Disuict Plan is structured with Part 4 containing district wide issues, objectives
and policies followed by subsequent Parts addressing different zones, including Part 7
which addresses residential zones. PC10 makes significant changes to Part 7 only
without addressing essential linkages with Part 4 and without addressing the extent to
which the proposed changes are or are not consistent with the district wide issues,
objectives and policies in Part 4.

It is necessary that any plan change which makes such significant changes to the
HDRZ also address the issue of consistency with Part 4 and make approprate changes
to Part 4 to ensure that the District Plan is internally consistent.

Constrain Ability to Provide for Growth in Visitor Accommodation

The international visitor industry comprises one of the prmary bases of New
Zezland's economic growth and creates significant economic benefits throughout New
Zesland. Those economic benefits in turmn create social benefits in terms of New
Zealand's ability to provide for its needs in areas such as the provision of health
services. The Queenstown District is recognised as one of New Zealand's premies
international visitor destinations. As such the ability of the District to provide visitor
accommodation is a matter of national importance.

The District Plan contains 2 number of provisions which emphasise the importance of
enabling economic growth within the District and the significance of the visitor
accommodation industry in providing economic growth within the District,

The HDRZ contzins the majority of land zoned for provision of visitor
accommodation and is therefore critical to the ability for the District to provide for
future visitor accommodation and to enable the economic and social benefits which
flow from economic activity generated by visitor accommodation.

The Queenstown District community is currently investing significantly in the
provision of infrastructure io cater for anticipated growth in visitor numbers, such as
approximately $25 million being invested in upgrading Queenstown airport.  The
Queenstown District community, including both the private and public sectors, also
invests significant sums annually in attracting visitors to Queenstown.

While PC10 does not change the controlled activity status of visitor accommodation
within the zone, it imposes rules which effectively significantly inhihit the ability to
provide visitor accommodation in a cost efficient manner, Accordingly PC10 in its
current form is:

2. Contrary to Part II of the Act.
b. Contraty to the provisions in the District Plan which anticipate that the

Distrct will continue to provide for visitor accommodation and for
economic growth,
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2.7.2

2.8

2.8.1

2.8.2

Inconsistent with Urban Growth Strategy

The District Plan contains a number of provisions in Part 4 relating to urban growth
sttategy which then flow through into Part 7 (Residential Zones) and Part 10 (Town
Centres) and other parts of the District Plan. The essence of that urban growth
strategy is of consolidating growth in existing zones, encouraging compact utban form
and higher deasity living environments, and creating new zones specifically to provide
for urban growth, in otder to protect the outstanding landscape and natutal values of
the District. The provisions introduced by PC10 adversely impact on that objective to
consolidate within existing zones and are inconsistent with the wban growth strategy
detailed in Part 4 of the District Plan.

Research carded out by the Council indicates that existing residential capacity in the
District is likely to be taken up by 2021, The changes introduced by PC10 will reduce
the deasity of development enabled in the HDRZ which is likely to advance the date
by which the District's residential capacity is used up. This is contrary to the urban
growth strategy contained within the District Plan which seeks to consolidate and
intensify urban growth in order to make efficient use of the land resource available to
cater for residential living,

Contrary to Purpose of HDRZ

The purpose of the HDRZ s stated in Section 7.5.1.2 of the District Plan can be
summatised as to make provision for higher density residential activity and visitor
accommodation. PC10 makes no change to that purpose. However the provisions
implemented through PC10 will adversely affect the ability to achieve that purpose and
accordingly are contrary to the putpose of the HDRZ as stated in the District Plan,

PC10 provides an opportunity to strengthen policy support for the HDRZ in order to
strengthen and clarify the purpose of the HDRZ 2ad to strengthen the links between
the objectives and policies and rules relevant to the HDRZ, all of which will assist to
maintain and enhance the vitality of the urban centres.

Compounds Existing Inconsistencies within the District Plan

Prior to notification of PC10 there was a degtee of inconsistency within the District
Plan between various objectives and policies contained in Part 4 and Part 7 telating to
residential zones, In particular thete was a lack of clarity and distinction between the
purpose and intended outcomes of the HDRZ compated to the putpose and intended
outcomes of the LDRZ. PC10 compounds that existing degree of inconsistency by:

a. Introducing rules which effectively tum the HDRZ into a de facto (and
misnamed) LDRZ.

a. To some extent, particularly in relation to proposed Subzone C, introducing
rules into the HDRZ which limit developmeant to a lower density than allowed
in the LDRZ.

By significantly reducing the ability to develop within the HDRZ, and by further
blurring the distinction between the HDRZ and the LDRZ, PC10 creates 2 danger of
growth pressures spilling into and adversely affecting the LDRZ.
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2.9

2.9.1

2.9.2
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2.9.5

2.9.6

2.9.7

2.9.8

The notification of PC10 creates an opportunity to address issues which existed prior
to notification of PC10 to ensure that the District Plan consistently identifies and
disunguishes the objectives for and outcomes anticipated from the HDRZ compared
to the LDRZ. '

Opportunity to Refine the HDRZ

Prior to notification of PC10, the HDRZ was 2 broad and undifferentiated zome. The
same objectives, policies and rules applied to a variety of different areas with a variety
of differing topography in a varety of different locations. The HDRZ failed to
propesly consider the factors of locality and topography in particular, and failed to
achieve a variety of desirable outcomes capable of flowing from the locational and
topographical characteristics of different areas.

PC10 attempts to address this issue by creating subzones. That concept is supported,
However the rationale behind the subzones created by PC10 is difficult to determine,
in relation to both choice of location and intended outcome. While it is & marginal
improvement on the pre-notification situation, a more refined approach is both logical
and possible.

PC10 provides zn opportunity to further refine the HDRZ to create a range of
subzones whose objectives and anticipated outcomes propetly relate to, and derive
from, locational and topographical characteristics,

PC10 provides the oppottunity to review the location and boundaries of the HDRZ,
to consider whether those boundaries should be extended or reduced in order to
better reflect the development potential and/or desired character of specific areas, and
to correct any anomaties which may have occurred at the time of the original zoning
decisions.

PC10 provides an opportunity to differentiate Queenstown HDRZ areas from
Wanaka HDRZ areas.

PC10 provides an opportunity through subzoning to achieve a greater vadety of
residential densities and outcomes than is currently achieved through the HDRZ.

PC10 ptovides an opportunity to review the activities enabled within the HDRZ and
to consider whether the location of some HDRZ areas, particularly immediately
adjacent to the urban centres, should be rezoned, or should have specific rules inserted
which would enable a greater range of activities within the HDRZ within those
specific areas.

The provisions of the HDRZ cutrently do not encourage comprehensive development
of large sites because it is possible to have a development which fully complies with
the relevant rules in Part 7 at land use consent stage but does not cornply with the
same rules when 2 subdivision consent is subsequently issued to create separate titles
for buildings which have alteady been consented or built. This is illogical because
effects arising from land use are addressed at land use consent stage. No effects arise
when a subdivision consent merely creates titles for buildings already conseated or
built. PC10 ptovides the opportunity to remedy this anomaly in order to better
facilitate comprehensive development of large sites.
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2.10.2

2.10.3
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2.10.5
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2.11.1

2.11.2

Inconsistent with Transport Objectives

Queenstown faces particular challenges in the area of transport resulting from growth
pressures. State Highway 6A between the urban centres of Frankton and Queenstown
has capacity limitations. The community is considering public transport and mass
transit options which are feasible, by land and/or by water.

There is 2 relationship between high density development and public transport/mass
transit options in terms of the number of users required make such options
economically viable. The efficient developmeant of the HDRZ will assist in achieving
public transpott/mass transit services which the community has already indicated it
wishes to achieve.

The provisions of PC10 significantly restrict the ability to develop the HDRZ. That
outcome is counterproductive to achieving public transport/mass transit services.

PC10 is inconsistent with Part 7 policies which promote the use of compact utban
form in order to reduce the need for vehicles and with Part 14 objectives and policies
which promote urban consolidation in order to achieve transport and energy
efficiency.

PC10 provides an opportunity to stiengthen District Plan objectives and policies
which promote wban consolidation in order to achieve transport and energy
efficiency.

Promote Inefficient Use of Land

The District has a limited supply of land suitable for urban growth, particularly in the
Wakatipu Basin in the vicinity of Queenstown and Frankton. Increasing growth
pressures on that limited land resource has and will result in increased land prices
which adversely affect the ability of residents to provide for their social and economic
wellbeing in terms of access to residential accommodation. The provisions of PC10
will result in more inefficient use of that existing limited land resource. This is
contrary to the purpose and principles of the Act which seek to;

a. Achieve the efficient use and development of natural and physical
resources.

b. Enable people and their communities to provide for their economic
and social wellbeing.

The community's vision for the District summarised in Part 3.6 of the District Plan
commences with the following statement:

"A sustainable District # efficient in the way it uses resources, It is likely to have comppact
urban centres and sirong town centres or retail centres...”.

The provisions of PC10 will result in less efficient use of a limited land resource and
will adversely affect the ability to achieve and maintain compact urban centres and
strong town centres. Accordingly the provisions of PC10 are contrary to the Vision of
the community as detailed in the District Plan.
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Unreasonable Restrictions

The Acr encourages the efficient use and development of land subject to appropriate
environmental constraints. PC10 imposes significant restrictions on the ability to
develop land within the HDRZ without appropriate justification for those restrictions
in terms of achieving desirable environmmental outcomes. The extent to which the
provisions of PC10 resttct the landowners' ability to use and develop land is not
justified under the Act.

The proposed restrictions on garages within road setbacks does not take approptiate
account of the efficient use and development of land, the topography in many areas of
the HDRZ, the necessity or desirability of placing garages within road setbacks, and
the relative lack of adverse environmental effect resulting from location of garages
within road setbacks.

The proposed restrictions on fence heights within road setbacks does not accord
approprate weight to the interests of private Jandowners in relation to matters such as
privacy compared to the interests of the general public.

The inclusion of an assessment matter requiring reference to a wide range of urban
design puidelines is a scattergnn and unfocussed approach which has little, if any,
relevance or relationship to the particular urban design characteristics and factors
relevant to the limited areas of HDRZ zoned land in the District.

Insufficient Consideration of Bulk and Location Provisions

PC10 introduces significant additional bulk and location constraints on development
of buildings. While introducing constraints in sotne areas, PC10 did not also address

‘the potential to offset those constraints by enabling provisions in other areas. eg:

constraints in respect of site coverage or building footprnt size can be offset by an
increase in height limit so that a constraint in ability to develop in one direction is
offset by an increase in ability to develop in another direction.

The HDRZ currently provides for an 8 metre height limit on land with slope less than
1 and 6 and a 7 metre height limit on land with slope greater than 1 and 6. While that
15 a differentiation, it is a blunt differentiation which does not adequately reflect the
significant range of topographical charactetistics of the land contained with the
HDRZ. PC10 creates the opportunity to consider height issues in mote detail, and,
where appropriate, to increase height limits in specific areas to enable increased
development where such height increases can be accommodated without significant
adverse environmental effects.

PC10 requires greater provision of landscaped areas. This requirement reduces the
ability to develop at ground level and above. The associated PC8 (Car parking)
increases onsite car parking requirements. These two changes, sepatately and in
combination, will encourage excavation to provide for buildings and car parking.
However the HDRZ, contains restrictive rules relating to earthworks, because they are
restricted discretionary activities rather than controlled activities, which leads to public
notification issnes which inappropdately hinder development. PC10 creates the
opportunity to change the status of earthworks activities from restricted discretionary
to controlled. This would facilitate and enable development without resulting in
adverse effects on the environment.



2.13.4 An issue also related to excavation and earthworks is the existing internal setback rules

4.

4.1

4.2

in the HDRZ which result in the illogical situation that parts of a building which are
entirely underground, but which result in non compliance with setback distances or
building coverage requirements, requite consent in relation to breach of setback and
building coverage rules despite the fact that there are no aboveground effects resulting
from the breaches of those rules. PC10 creates the opportunity to amend the relevant
rules to remove that anomaly.

Background
‘The submitter is the owner of the land located on zoned High Density Residential.

The land is described as follows: CT-OT12D/547, Area-3593m2, Legal Description-
Lot 2 DP 15118 and Section 6-8 Block XLI Town of Queenstown & CT-OT17D/357,
Area-1063m2, Legal Description-Section 9 Block XLI Town of Queenstown.

The land was previously occupied by the Goldfields Motel — which was demolished
earlier this year.

The site is located within a part of Queenstown that is characterised by motels, hotels
and visitor accommodation facilities.

This area and associated facilities have involved significant investment, and provide
Queenstown with a 1ange of centrally located facilities within one of several easily
defined areas — which collectively form the character. This character is explained
through relatively high densities, purpose designed buildings with a commercial flavour,
large-scale intec-connected buildings, and atchitectural features that assist in recogaition
of the nature and character of this area.

I seek the following decision from the local Authority:

General Relief Requested

The Submitter seeks that PC10 be withdeawn or cancelled.,
In the alternative, the Submitter seeks the following:

a. That Part 4 of the District Plan be amended as detailed in Appendix A, or in
such other manper as the consent authority considers appropriate to take

account of and respond to issues arising for determination 2s a consequence of
this Submission.

b. That Pzrt 7 of the District Plan be amended as detailed in Appendix B, or in
such other manner as the consent authority considers appropriate to take
account of and respond to issues arising for determination as a consequence of
this Submission.

c. That the subzones within the HDRZ be further refined to create a preater
number and/or vadety of subzones containing provisions which better reflect
the locational and topographical aspects of the different areas within the
HDRZ.



That the rules introduced by PC10 be amended or deleted as detailed in
Appendix C.

That the rules relating to earthworks applicable in the HDRZ be amended as
detailed in Appendix D.

That the following exception be inserted into following Rules:

&

Rule 7.5.5.1.1 Building Coverage.

Rule 7.5.5.1.ii Setback from Roads.

Rule 7.5.5.1.iv Setback from Internal Boundaries.

Rule 7.5.5.1vi/vii Continuous Building Length (as applicable in the
HDRZ).

Rule 7.5.5.1.xvil Landscape Coverage.

Rule 7.5.5.1.%viti Fence Heights.

Rule 7.5.5.2.11 Building Coverage.

Rule 7.5.5.2.iv Site Density in the HDRZ.

Rule 7.5.6.1.i Setback from Roads.

Rule 7.5.6.1.ii Setback from Interpal Boundaries.

Rale 7.5.6.4.iv/v Continuous Building Length (as applicable in the HDRZ).
Rule 7.5.6.1.ix Landscape Coverage.

Rule 7.5.6.1.xi Building Coverage.

Rule 7.5.6.1.xiii Fence Heights.

Rule 7.5.6.2.11 Building Coverage.

Rule 7.5.6.2.xv Site Density in the HDRZ.

The exception to be inserted is as follows:

"This rule shall not apply when: \/

a. land use consent for a develgpment containing a number of separate
buildings has been granted for a site; and

b, subdivision consent is subsequently applied for to create separate fitles
containing a separate building or buildings being part of that consented
develgprent; and

e the development did not require consent in respect of the issue addressed by

this rule when the land use consent was considered and granted; and

d. the granting of subdivision consent would trigger non compliance with this
rake.”

That the rules in the HDRZ which deal with road setbacks, internal
sethacks and building coverage be amended to the effect that the setback
and building coverage provisions only apply to buildings at ground level
and above ground level.
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b. That the further amendments be made as detailed in the following Section
9 of this Submission entitled "Specific Relief".

¢. That the consent authority make such further additional, amended ox
comsequential changes to any relevant Part of the District Plan as are
considered necessary to address the issues and concerns raised in this
Submission.

4.3 The Submitter requests that PC10 be considered in conjunction with Plan Change 6

and Plan Change 8 because of the intertelationship between the issues raised by these
three plan changes.

5. I would prefer to make an individual submission at any hearing, as the matters
being raised are specific,

6. I do wish to attend the Council hearing of this submission.

7. I do wish to speak in support of this submission at the Council hearing.

Signed by Date

J Edmonds

John Edmonds and Associates Ltd
PO Box 95

Queenstown

On behalf of Goldfields Investments Limited.
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